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EXECUTIVE  SUMMARY 
Introduction 

For  the  past  year  the  BRA  has  been  working  with   the  New  England  Medical 
Center   (NEMCH)    and  the  Chinatown   Neighborhood   Council    (CNC)    to  resolve  a 
dispute  about  the  construction  of  a  proposed   NEMCH   parking  garage.      During 
this  process,   BRA  staff  focussed  on  two  main  goals.      First,   to  facilitate 
fruitful  negotiations  betwen  NEMCH   and   CNC.     This  was  accomplished  by 
holding  meetings  with  both  groups   (a  chronology  of  these  meetings  is 
provided  at  the  end  of  this  report]   and  by  providing   information  and  tech- 
nical analysis.     Second  the  staff  prepared  information  for  BRA  and  City 
decision  makers  who  must  ultimately  decide  whether  to  accept  or  reject  a 
NEMCH-CNC  agreement,  or  what  steps  to  take  in  absence  of  such  an 
agreement. 

The  principal  issues  are: 

Whether  a  garage  is  needed: 

What  size  garage  is  needed;   and 

If  a  garage  is  built. 

Where  should  it  be  located;   and 

What  community  benefits  and  mitigating  measures  should   NEMCH   provide. 

As  a  complicating  factor  the  proposed  garage  as  well  as  two  other  buildings 
were  funded  with  tax-exempt  bonds  which   required  the  mortgage  to  be  in 
place  by  the  end  of  1987  and  construction  to  be  completed  by  the  end  of 
1988. 
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SITE  LOCATION 


All   parties  agree  that  Tentative  Designation   is   needed  at  the   February   19th 
BRA   Board  meeting   if  the  bond  deadlines  are  to  be  met. 

The  BRA  staff  has  evaluated  two  site  options,   option  5,   the  master  plan 
approved  site  on  parcel   P-3  and  option  6. 

SUMMARY 

1 .       Need   S  Size  -  The  information  provided  by  Vanesse-Hangan  and  verified 
by  TAMS,   BRA's  transportation  consultants,   shows  that  current  NEMCH 
facilities  are  overcrowded   resulting   in  inefficient  use  and  additional 
traffic  on  local  streets  as  staff  and  visitors  search  for  available  spaces. 
In  addition,   NEMCH   has  stated  and  BRA  has  confirmed  through  phone 
calls,   that  within  the  next  four  years,   NEMCH   is  likely  to  lose  23%  to  32% 
of  the  off-street  spaces  they  now  control. 

Traffic  studies  done  for  NEMCH  and  reviewed  by  consultants  to  the  BRA 
show  little  increase  in  traffic  problems  over  the  range  of  garage  sizes, 
regardless  of  site.      Increases  in  traffic  from  a  garage  on  the  P-3  site 
will  impact  Washington  Street  between  Marginal  and  Oak  and   Kneeland 
between  Harrison  and  Washington.     By  contrast,  a  garage  on   R3/R3A 
will,   if  Marginal  Street  is  made  two-way,  divert  more  traffic  to  the 
periphery  of  the  community. 
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As  a   result  staff  recommends  that  the  750  spaces  proposed   for  the  new 
garage  by  NEMCH   be  accepted  as  the  appropriate  minimum  additional 
amount  necessary  for  efficient  functioning  of  the  Medical   Center. 

2.  Site  -  CNC   rejects  Option  5  which  places  the  garage  on   P-3  and  housing 
on   R3/3A.      NEMCH   prefers  Option   5,   but  is  willing  to  consider  a  refined 
version  of  Option  6   with  a  garage  and  some  housing  on   Parcel   R3/3A  and 
more  housing  and  some  NEMCH   buildings  on   P-3.      In  view  of  the  strong 
CNC  opposition  to  Option  5  and  their  apparent  support  for  Option  6, 
staff  is  recommending  support  of  Option  6.     Solely  from  a  technical  point 
of  view  the  consensus  of  the  BRA  staff  is  that  Option  5   is  preferable  to 
Option   6. 

3.  Housing  -  BRA  design  staff  has  undertaken  a  preliminary  analysis  of 
Options  5  and  6  which  indicates  that  both  sites  can  provide  about  the 
same  number  of  housing  units,   but  that  the  Option  5  proposal  can  pro- 
vide more  townhouses  and  fewer  apartments.     Also  twenty-six  percent  of 
the  housing  on  Option  6  will  be  single  loaded   (48  units)   and  therefore 
will  incur  a  cost  penalty. 

4.  Community  Benefits  -  The  CNC  is  looking  for  a  series  of  benefits  from 
Option  6  many  of  which   NEMCH   is  willing  to  provide  or  negotiate.      Some 
community  requests,   such  as  the  simultaneous  construction  of  the  hous- 
ing and  the  garage  will  require  a  commitment  from  the  BRA.     CNC  will 
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not  discuss  benefits  related  to  Option  5  since  they  are  unwilling  to 
consider  it  as  a  possibility.     Among  the  benefits  sought  are: 

°     payment  by  NEMCH  to  cover  the  additional  costs  of  the  single 

loaded  building; 
0     allocation  of  200  spaces  for  housing  and  community  groups; 
°     concurrent  construction  of  housing  and  garage; 
0     no  additional  parking  garages  in  Chinatown. 

5.  Urban  Design  -  From  a  design  and  planning  perspective,   Option  5  allows 
for  cohesive  institutional  expansion  and  maintains  institutional  and  com- 
munity boundaries  consistent  with  previous  plans  and  agreements. 
Option  6    (especially  if  Marginal  St.  is  made  two  way)    pushes  the  garage 
away  from  the  residential,  area  of  Chinatown  and  focuses  much  of  the 
traffic  and  structural  impact  onto  the  Turnpike.      The  garage  in  Option  6 
shades  a  portion  of  the  related  housing  site  which  is  to  its  north,   while 
Option  5  is  north  of  the  proposed  housing  on  parcel  R3/3a. 

6.  Proposed  Strategy  -     Staff  recommends  continued  support  of  negotiations 
to  obtain  CNC's  conceptual  support  of  Option  6.      NEMCH,   BRA  and  the 
CNC  can  proceed  with  the  on-going  process  to  resolve  the  outstanding 
issues  of  garage  size  and  community  benefits  and  ground  rules  pertain- 
ing to  the  disposition  of  the  balance  of  the  R3/R3A  and  P-3  parcels  for 
housing  and  institutional  uses.      Detailed  negotiations  on  planning  and 
design  would  follow  Tentative  Designation. 

If  the  CNC  opposes  any  garage,  then  the  Authority  will  have  to  decide 
what  further  steps  to  take. 
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PROJECT   HISTORY 


History 


The  1982-92  Master   Plan  permits   NEMCH   to  construct  a  300-465   space 
parking  garage  on  parcel   P-3.      Parcel   R3/3A  was  designated  as  a 
housing  site  in  the  South  Cove  Urban   Plan  approved   in   1965. 

In  December  1985,   following  a  letter  from  NEMCH   requesting   to  work  with 
the  Authority  on  a  larger  garage  than  allowed  in  the  Master  Plan,   the 
Director  and  NEMCH  signed  a  "conceptual  agreement"  as  to  the  building 
by  NEMCH  of  a  proposed  750  car  garage  to  be  located  partially  on   BRA 
owned  land  between  Oak  and  Nassau  Streets   (the  "P-3"   parcel).      In  a 
letter  accompanying  the  signed  agreement,   the  Director  noted  staff 
reservations  concerning  the  location,  design,  and  anticipated  traffic  and 
environmental   impacts  of  the  proposed  garage,  and  encouraged   NEMCH   to 
seek  an  alternative  site.     The  Director  also  stated  that  NEMCH's  success 
would  in   part  be  determined  by  its  ability  to  work  with  the  Chinese 
community  in  addressing  their  mutual  needs. 

By  the  end  of  November,   1986,  after  a  long  series  of  meetings  and 
consideration  of  a  variety  of  sites  and  options,   by  the  BRA,   CNC  and 
the  NEMCH   had  narrowed  the  alternatives   to  two  options  -  option   5  -  a 
garage  which  included  the  YMCA  on  Nassau  Street  and  Option  3  ,  a  below 
grade  garage  on   Parcel   R3/3A  bounded  by  Oak  Street,   Washington 
Street,  and  Marginal   Road. 
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The  NEMCH   stated   that  Option   3,   due  to  cost,   was  unfeasible.     The  CNC 
rejected  Option  5   for  considerations  of  traffic  impacts,  design,   and 
master   planning.      Option   6,   an  above  grade  garage  on   Parcel   R3/R3A 
was  then  developed.     The  basic  components  of  this  option  include  a 
garage  off  Marginal   Street,    provision  of  community  space  for  the  YMCA 
off  Johnny  Court  on  the  first  three  levels  of  the  garage,   and  single 
loaded  corridor  housing  along   the  Washington  Street  in   front  of  the 
garage  and  possibly  along  the  extension  of  Johnny  Court. 

At  a  full  community  meeting  held  on  January  20th  community  members 
split  between  support  of  Option   6   (including   further  negotiations  with 
NEMCH   to  define  a  package  of  community  benefits] ,  and  opposition  to 
any  garage  project,,     After  that  meeting,   the  CNC  decided  to  conduct  a 
survey  to  further  determine  community  sentiments  on  the  garage  proposal 
and  on  what  community  benefits  are  most  desired.      Results  of  that 
survey  are  expected  on  Tuesday,    February  10th. 

GARAGE  ALTERNATIVES 

A.       Site  Ownership:      Existing  and   Proposed 

1.        Option  5 

As  indicated  on  table  1    (Existing   Ownership],    NEMCH  cur- 
rently owns  ±  20,000  sq.    ft.   of  the  50,000  sq.   ft.    P-3   parcel 
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with  the  BRA  and  MBTA  owning  the  balance.      The  Urban 
Renewal   Plan  and   1965  and   1966   Cooperation  Agreements  with 
NEMCH   indicated  that  this  50,000   square  foot  parcel  was  to  be 
controlled  by  NEMCH.      i.e.,   the  BRA  would  convey  ±  30,000 
to  the  NEMCH. 

Option  6 

The  R3/R3A  parcel  contains  ±  100,000  sq.    ft.   of  which   two- 
thirds   is  owned  by  the  BRA  and  the  balance  by  the  MBTA. 
The  MBTA  land  is  to  be  transferred  to  the  BRA  after  removal 
of  the  Orange  Line  structure.     According  to  the  Urban 
Renewal   Plan  and  the  above  mentioned  cooperation  agreements 
and  the  1983   tri-partite  agreement,   the  parcel   is  to  be 
developered  for  neighborhood  housing.     Under  the  Option  6 
scenario,   30,000  sq.   ft.   of  the  R3/R3A  parcel   (see  plan]    will 
be  conveyed  to  the  NEMCH   for  purposes  of  constructing  a 
garage. 

A  similar  sized  parcel  within  the  Nassau  Street  site   (P-3) 
would  be  retained  by  the  BRA  for  conveyance  to  a  housing 
developer. 
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Due  to  the  mix  of  land  ownership,   a  variety  of  land  swaps 
between  the  BRA,  Tuft's/NEMCH   will  be  required   in  order  to 
implement  the  site  plan   prepared  by  the  BRA  for  Option   6. 


B.       Zoning 


1.  The  existing   zoning  on   both  sites  is   B-4.      Housing   is   an 
allowed  use;    parking  for  hospital  uses  is  conditional,   both 
because  of  the  site's  location  within  a  restricted  parking 
district  and  because  it  is  a  part  of  a  medical/institutional  use. 
Retail  and  community  facilities  are  allowed. 

2.  Because  of  the  mixed  use  nature  of  the  development  proposal, 
it  might  be  desirable  to  rezone  the  site  as  a  "U"   Urban 
Renewal  Zone.     The  FAR  also  would  have  to  be  increased  to 
accommodate  the  proposed  development. 
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TABLE   1 

Existing  Ownership 
(approximately  sq.    ft.) 


Owner 

P-3 

BRA 

10,500 

MBTA 

18,000 

ROW   (C.O.B.) 

4,250 

Sub-Total 

32 

,750 

Tufts 

11  ,000 

NEMCH 

3,500 

T-NEMC 

2,700 

ROW   (T-NEMCH) 

4,250 

Sub-Total 

21 

,450 

TOTAL 

54, 

,200 

R3/3A 
70,893 
31  ,300 


102,193 


0 
102.193 
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PROPOSAL  DESCRIPTION   AND  SITE   IMPACTS 

A.       Description* 

The  alternatives  are  substantially  the  same  in  the  number  of 
housing  units,   number  of  parking  spaces,   space  for  the  YMCA, 
provision  of  open  space  and  retail  space. 

Both  options  include  the  development  of  both  the  P-3  and  the 
R3/R3A  sites.     The  major  differences  between  the  options  are 
location  of  parking  structure,   parcel  size,  configuration  of  housing 
units   (Option  6  may  require  48  single  loaded  units  and  provides  24 
fewer  townhouse  units) ,  garage  height,  and  demolition  of  existing 
NEMCH  office  space   (required  by  Option  5). 

Option  5  locates  the  garage  between  Nassua  and  Oak  Streets. 
Option  6  put  the  garage  on  Marginal  Street  and  allocates  the 
balance  of  Parcels   R3/3A  and   P-3  to  housing  and   NEMCH   offices. 

Option  5  assumes  a  70  foot  garage  height,   NEMCH  ownership  of 
Parcel   P-3   (50,000  sq.ft.)   the  development  of  the  54  townhouse 
units,   construction  of  the  Y   without  any  premium  construction  costs 
and  the  development  of  about  60,000   sq.ft.   of  NEMCH  office  space. 


Subject  to  refinement  during   negotiation. 
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Marginal  Road 


(j)PTI(j)N  5  —  NASSAU/ OAK  STREET  SITp. 


Table  2 
PROGRAM   COMPARISON:      OPTION    5    S  6 

Option  5  Option  6 

Residential  Building/Unit  Totals 

Townhouse  27/54  units  15/30   units 

7-story  apts 

double  loaded  1/36  1/36 

2/48  1/72 


7-story  apt. 


3   bldgs/132   units  2   bldgs/108   units 


single  loaded 

1/48   units 

Total  units 

186   units 

186   units 

Parking 

750   spaces 

750  spaces 

height 

below/above  grade 
spaces/level 

70' 

1-7 
94 

60' 

2-6 
94 

YMCA 

same 

same 

Open  Space 

+15,000   sq 

ft. 

+15,000  sq.ft. 

Retail 

+15,000  sq 

ft. 

+15,000   sq.ft. 

NEMCH  Office  Space 

Footprint 
Total  sq.ft. 

50x120-6,000  sq.ft. 
48,000 

90x100-9,000   sq.ft 
80,000   sq.ft. 
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Option   6   requires  that  somewhat  more  land  area  be  devoted  to 
housing.     The  garage  height  is  60   feet.     About  60,000   sq.ft.   of 
NEMCH  office  space  is  to  be  located  in   new  or  existing   space  off 
Nassua  Street. 

B .       Impacts  on   Housing  Development 

A  comparison  of  the  program  for  Option  5  as  prepared  by  NEMCH 
and  Option  6  as  prepared  by  the  BRA  as  shown  in  Table  2.  The 
urban  design  qualities  of  these  options  are  discussed  below . 

1  o       Option   #5   preserves  the  entire  R3-R3A  parcel  for  housing 

development.     The  attached  diagram  illustrates  a  development 
scenario  for  this  site  that  includes  approximately  54  town 
house  units  in  4-story  row  houses  on  the  interior  and 
132  apartment  units  in  three  mid-rise  buildings  along 
Washington  Street. 

2.        Option   #6  could   provide  the  opportunity  for  developing  30   town 
house  units,   108  apartment  units  in  two  mid-rise  buildings 
along  Washington  Street  and  48  additional  apartments  in  a 
single  loaded  corridor  building  abutting  the  parking  garage 
along  Washington   Street. 
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Marginal  Road 


OPTION  6  —  R3/R3A  SITE. 


Use  Pattern  and   Image 

1.  Option   #5   provides  a  clear  delineation   between  the  Medical 
Center  and  the  residential  community.      Nassau  Street  assumes 
an  institutional  character  and  Oak  Street  a  residential  one. 
The   R3/R3A  parcel   development  pattern  becomes  an  extension 
of  the  existing  scale  of  buildings  along  Harrison  Avenue, 
Johnny  Court,  and  Pine  Street. 

2.  Option  #6  intertwines  the  pattern  of  land  uses  with  the  garage 
separated  from  the  Medical   Center  by  housing.     The  institu- 
tional boundary  at  Oak  Street  is  blurred  as  is  the  institutional 
character  of  Nassua  Street.     Thus  a  mixed  use  residential  and 
institutional  area  is  created. 

Shadow   Impacts 

1 .  Option   #5   does  not  cast  additional  shadows  on  neighborhood 
residential  areas  since  it  locates  the  above  grade  parking 
structure  to  the  north  of  these  areas. 

2.  Option  #6  will  cast  more  shadows  on  the  open  space  and 
housing  due  to  its   location   to  the  south. 
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E.       Visual   Impacts 

1 .  Option   #5   pushes  the  garage  toward  the  Medical   Center  and 
surround  it  with  active  uses  on  the  neighborhood  sides  there- 
by effectively  screening   it  from  view  from  surrounding   streets. 

2.  Option  #6  screens  the  garage  from  Washington  Street  and  the 
extension  of  Johnny  Court.     The  other  two  sides  will  be  more 
visible  due  to  their  prominent  location.     However,   the  garage 
is  pushed  toward  the  Turnpike  and  Marginal   Road,   an  area 
whose  image  is  already  heavily  dominated  by  roads  and  traffic. 
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IV.     GARAGE  SIZE  AND   TRAFFIC    IMPACTS 

NEMCH  has  indicated  a  justification  for  at  least  a  1  ,000  car  garage  but 
has  been  willing  to  accept  a  garage  of  750  spaces.  Representatives  of 
the  CNC  question  the  location  and  size  of  the  garage. 

A.  Is  a  Garage  Needed 

o     NEMCH   is  threatened  by  loss  of  650   spaces;   368  at  the  Herald 

Street  garage^and  150  at  Shoppers  garage,   and  132  surface  spaces 
on  the  Nassau  Street  site.     Staff  have  verified  these  concerns. 

o     While  the  Hospital  might  undertake  additional  steps  to  reduce  the 
parking  demand,   the  traffic  consultants  indicated  in  verbal 
communication  that  these  reductions  would  amount  to  no  more  than  a 
10-15%  of  the  total  need,   i.e.,   150  spaces. 

o     NEMCH   needs  additional   parking  to  reduce  "cruising"  due  to  over- 
crowding in  their  garages,   provide  for  growth  in  turn-over  demand, 
and   replace  loss  of  leased  spaces. 

B.  What  Size  Garage? 

NEMCH   controls  a  total  of  1  ,723   parking   spaces   (see  Table  3)   of 
which   1,150  are  owned  and  573   leased.     Thirty-two  of  the  spaces  in 
the  Herald  Street  garage  are  unusable  due  to  structural  deficiencies 
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Table  3 
COMPARISON   OF   PEAK    PERIOD   SUPPLY   AMD   DEMAND 

Number 
of  Spaces 

NEMCH   Parking   Demand 

Off-street  1 ,942! 

On-street  220 

Total  2,162 

Supply 

Off-street 

NEMCH-owned  1,150 

NEMCH-leased  573 

Total   Physical  1  ,723, 

Total   Practical  1  ,637 

Total  Supply   (on-  and  off-street) 

Physical   Capacity  1,913 

Practical  Capacity  1  ,817 

Surplus/ (Deficit) 

In  terms  of: 

Total   Physical  Supply  (249) 

Total   Practical  Supply  (345) 

Less   Leased  Space  (822) 


1 .  By  survey 

2.  By  questionnaire 

3„        95%  of  physical  to  allow  for  movement. 
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leaving  a  total  of  1  ,723  available  off-street  spaces.      In  addition 
there  are  210  on-street  parking   spaces  in  the  hospital   area  of  which 
20   require  resident  parking  stickers   leaving   190   legally  available. 

A  recent  study  showed  of  1  ,942   vehicles  occupying  the  1  ,723  off- 
street  spaces.      To  prevent  queing  and  cruising,   off-street  parking 
facilities  should  operate  at  no  more  than  95%  of  capacity.      Using  the 
95%  figure  to  estimate  practical  capacity,   NEMCH   has  1,637  spaces 
serving  a  peak  of  1,942  vehicles  or  a  short  fall  of  305   spaces.     Staff 
contacts  have  confirmed  that  NEMCH   can  expect  to  lose  control  of 
the  368  usable  spaces  that  it  has  leased  in  the  Herald  Street  garage 
and  possibly  the  150  spaces  in  the  Shopper's  garage.     Adding  these 
losses  368-518   to  the  previous  short  fall  of  305   spaces  gives  a  total 
of  673   to  823. 

NEMCH  consultants  projections  of  future  growth  and  their  estimates 
of  vehicles  removed  through  strengthening  of  existing  mitigating 
measures  both  equal  about  150  and  cancel  each  other  out.     Assump- 
tions about  .the  future  availability  and/or  use  of  on-street  parking 
depend  on  policy  decisions.     However,   it  can  be  assumed  from  the 
growth  of  residential  uses  planned  for  the  area  that  fewer  on-street 
parking  spaces  available  without  a  resident  parking  sticker  will  be 
available  in  the  future  than  now. 
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C.       Traffic   Impacts 

The  traffic  analysis  has  evaluated  both  sites  utilizing  quantitative 
(level  of  service) ,   as  well  as  qualitative   (vehicles  per  minute  at  the 
peak  hours),  criteria: 

1 .  Quantitative  Analysis: 

The  level  of  service  analysis  indicates  that  there  is  no  dif- 
ference \p  the  two  options.     Most  intersections  are  operating  at 
level  of  service  A  and  will  continue  to  do  so  under  either 
option.     The  worst  intersection,  Washington  and  Kneeland 
Streets,   is  and  will  continue  to  operate  at  level  of  service  C. 

2.  Qualitative  Analysis: 

This  analysis,  carried  out  by  TAMS,  evaluated  the  number  of 
vehicles  per  minute  at  the  AM  and  PM  peak  hour  which  would 
be  added  to  three  local  streets  as  a  result  of  traffic  entering 
and  exiting  the  garage.  Table  4  indicates  the  results  of  this 
analysis  for  Washington  Street. 

The  analysis  was  carried  out  for  garages  of  400,   600  and  750 
spaces.     The  following   relevant  conclusions  are  drawn  from 
this  analysis: 
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o     Of  the  six  streets,   only  Washington   Street  would   have  a 
noticeable  impact.     This  impact  would  vary  from  a   low  of 
a  16%  increase  to  a  high  of  a  55%  increase  in  vehicles   per 
minute. 

o     The  impact  of  Option   5,   with  the  garage  on  the  Nassau 
Street   (P3)    site  would  be  perceived  at  the  Oak-Marginal 
and  Washington  Street  and  that  of  Option  6  the  Oak 
Street  R3/3A  site  close  to  Marginal   Street  and  the  Quincy 
School. 

o     The  percentage  increase  in  vehicles  per  minute  is  a 
function  of  garage  location ,   Nassau  vs.   Oak  as  well  as 
size  of  garage,   i.e.,   400  vs.   750  spaces. 

o     If  Marginal  Street  remains  one  way,   the  impacts  of 

Option  6,   the  Oak  Street   (R3-R3A)   site,   will  be  equal  or 
greater  than  Option  5,  the  Nassau  Street  site. 

o     The  Transportation  Department  will  want  a  regional  impact 
analysis  evaluating  the  effects  of  making  Marginal  Street, 
two-way  before  it  will  consider  making  a  change. 
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o     The  worst  case  condition   would  be  a  garage  located  on 
parcel   R3/3A  with  Marginal   Street  operating  one  way  as  at 
present.      Under  this  condition,   traffic  would   increase 
from  22%  to  55%  in  the  PM  peak  when  the  garage  size  is 
increased  from  400   to  750  cars. 

o     The  best  case  would  be  if  a  garage  was  located  on   Parcel 
R3/R3A  and  the  traffic  on  Marginal  Street  was  made 
two-way.      Increasing   the  garage  from  400  to  750  cars 
would  result  in  an   increase  in   PM  peak  traffic  from  22%  to 
33%. 
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TABLE  C-4 

Washington  Street  between  Marginal  and  Oak  Streets 

Per  minute  percentage  increase  in  peak  traffic  flow  from  a  400  and  750  car 
garage 

R3/R3A  Site  R3/R3A  Site 

Nassau  Street  Site                             Marginal   1-way  Marginal  2-way 

400                 750                                             400                 750  400                 750 


A.M.  Peak 

16%  33%  25%  41% 

P.M.  Peak 

22%  44%  22%  55%  22%  33^ 
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V.       FINANCIAL   IMPACTS 

NEMCH's  bond   prospectus  identifies  a  750  car  garage  which  could  be 
supported  by  the  $9M  bond  issue  available  for  this  project.      Both  op- 
tions could  be  developed  within  the  constraints  of  the  bonding   package. 

A.         Construction  Cost  Premiums  for  NEMCH   (see  Table  5). 

Total  costs  estimates  for  the  Option  6  package   (all  uses)   exceed  the 
estimates  for  the  Option  5   package  by  $237,000.      Extra  costs  in 
Option  6  are  the  costs  of  placing  the  YMCA  in  the  garage  as 
opposed  to  in  a  separate  building   ($350,000)   and  the  cost  penalty 
for  48  units  of  single  loaded  apartments   ($384,000)   for  a  total  of 
$734,000 .      Balancing   these  is  the  cost  of  demolishing   and   replacing 
an  NEMCH  office  building   ($500,000),   required  in  Option   5. 

B„       Housing  Cost  Premiums 

Option  6  will   require  a  construction   premium  of  approximately 
$384,000  for  the  development  of  48   units  of  single  loaded  housing 
(units  on  only  one  side  of  a  corridor)    along  Washington  Street. 

C.       Land  Costs 

The  land  cost  of  the  two  options  are  similar. 
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Under  Option   5,   the  NEMCH   will   have  to  replace  the  two  small  office 
buildings  which  it  owns  on   Nassau  Street   (total  of  20,000   sq.    ft.) 
at  an  estimated  cost  of  $500,000.      In  addition,   the  BRA  will   sell,   as 
required  by  the  1967  Cooperative  Agreement  some  30,000   square 
feet  of  land  to  the  NEMCH.      Under  Option  6   the  BRA  will   have  to 
sell  the  NEMCH   30,000  sq .   of  the   R3HA  parcel.      A  similar  sized 
parcel,   which   the  BRA  also  will  control  once  it  acquires  the  MBTA 
property  on  the  Nassau  Street  Parcel,  will  be  sold  to  the  housing 
developer.      Some  of  the  NEMCH   property  may  be  required  for  this 
exchange. 
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Table  5 


CONSTRUCTION   COSTS   PREMIUM 


(approximate  estimates) 


Item 


Option  5 


Option  6 


Land  Cost 


BRA  conveys  ±30,000  sq.    ft.    BRA  conveys  ±30,000  sq.   ft. 
for  garage/institutional  for  garage  and  +70,000   sq.   ft. 

use/100,000  sq.    ft.   of  for  affordable  housing 

R-3/R3A  for  affordable 
housing 


Subtotal   BRA 


Same 


Same 


Single  Loaded  Units        None 


$384,000 

($8,000/unit  x   48   units) 


Subtotal   Housing   Developer 


$384,000 


Inclusion  of  MY" 


$350,000 


Replacement  of 

Nassau  St.    Building        $500,000 


Subtotal   NEMCH 


Total 


$500,000 


$350,000 


$734,000 
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VI.     COMMUNITY    RESPONSE/CONDITIONS   FOR   ACCEPTANCE 

A.       The  CNC   Response 

The  Chinatown/South   Cove  Neighborhood  Council  voted  unanimously 
to  oppose  the  Oak/Nassau  Street  site  irrespective  of  the  size  of  the 
garage  on  December   15,   1986.      Subsequently  on  January  8,   1987, 
the  Housing  and   Land  Use  Subcommittee  of  the  Council,  which  has 
been  delegated  the  responsibility  to  oversee  the  project,  voted  to 
recommend  "Conceptual  Support  of  Option  6"   including: 

1.  "Neighborhood  housing  on  the  Nassau/Oak  Street   (P-3)   and  on 
a  portion  of  the  R-3/R-3A  site  with  quality,  character,   scale 
and  number  of  units  comparable  to  the  residential  environment 
that  would  have  been  developed  on  the  R-3/R-3A  site." 

2.  "The  remainder  of  the  sub-area   (R3/3A)   wil!  be  planned  for 
institutional  use  including  a  garage  on  a  location  bordering 
Marginal   Road." 

The  community's  concerns  have  focused  on   (1)   the  concentrated 
traffic  volume  during  the  peak  hours  and  its  impact  on  the  neigh- 
borhood streets;    (2)   elderly  and  school  children  crossing   between 
the  residential  area  and  the  Quincy  Community  School  along  Oak 
Street,   Harrison   Avenue  and  Washington  Street;    (3)    pedestrian 
connection  between  the  residential  area  and  the  business  core  via 


NHD/K/020287/24 


Kneeland  Street;    (4)    Diverting  traffic  to  the  edge  of  the  com- 
munity;   (5)    potential   impact  of  increased  air  and   noise  pollution  and 
shadow  on   the  adjacent  housing  environment.      Furthermore,    (6) 
they  also  object  to  the  project's  deviation   from  the  1982-1992 
Facilities  Master  Plan  which   included  a  300  to  465   space  garage  on 
the  P-3   site. 

B.       Possible  Conditions  for  Community  Acceptance  of  Option   6.      The 
following  is  a  list  of  possible  conditions  which  were  identified  by 
the  CNC   in  a  leaflet  distributed  to  the  Chinatown  community.      The 
CNC  is  currently  conducting  a  questionnaire  survey  to  determine 
whether  the  community  supports  or  opposes  the  garage  and  what 
conditions/benefits  are  sought  by  the  community.     Results  are 
expected  on   February  10th. 

1 .  "equal  swap  on  2  sites" 

BRA  staff  studies  indicate  that  under  Option  6,   NEMCH   may 
have  to  give  up  a  little  more  land  than  it  gets   in  order  to 
allow  the  quantity  and  quality  of  housing  equal  to  that  which 
could  be  built  on   Parcel   R3/3A  under  Option  5. 

2.  "Community  space  for  Y  and  other  uses  built  in  or  near  the 
garage" 

BRA  and   NEMCH   agree  to  providing   space  for  the  Y   under 
both  options,  as   long  as  NEMCH   is  able  to  use  their  tax- 
exempt  bonds.     The  "other  uses"   have  not  been   determined. 
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3.  "work  with  the  Medical   Center  and   BRA   to  build   housing 
simultaneously  with  the  garage" 

BRA  and  NEMCH   agree  this  would  be  the  most  desirable  situa- 
tion and  would  work  with  the  CNC  on  this.      For   this  to 
happen  the  BRA  must  expedite  the  designation   schedule  for 
the  housing  and  identify  gap  financing   sources. 

4.  "the  Medical  Center  do  some  fundraising  for  the  housing." 
NEMCH  agrees  to  provide  fundraising  assistance. 

5.  "no  future  parking  garages  be  built  in  Chinatown  area." 

This  is  subject  to  further  negotiation  and  master  planning 
efforts.  It  will  clearly  depend,  in  part,  on  the  amount  of 
parking  approved  at  this  time. 

6.  "if  there  is  750   spaces  built,   200   has  to  be  given  back  later 
for  the  housing" 

NEMCH   has  agreed  to  provide  spaces  on  evenings  and  week- 
ends.    Use  of  spaces  during  the  day  remains  to  be  negotiated. 
NEMCH  cannot  give  back  spaces  funded  with  their  current 
bond. 
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VII.    NEXT   STEPS 

A.       Concentrated  efforts  will   be  made  by  the  BRA  to  bring   closure  on 
the  issues  of  garage  size  and  community  benefits  before  tentative 
designation   is  sought  at  the  February  19th   Board  Meeting.      To  this 
end: 

1.        The  BRA,   CNC  and  NEMCH   will  continue  negotiations  on: 

a.  Size,  of  garage   (500-850). 

b.  Provision  of  parking  spaces  for  the  housing;    permanent 
as  well  as  night  and  weekends. 

Co       Fund  raising  for  the  affordable  and  the  premium  costs  for 
the  single  loaded  housing. 

d.  A  coordinated  design  and  development  schedule  for  the 
garage  and  housing. 

e.  Provision  of  space  for  the  Y  and  other  community  organ- 
izations. 

f.  Additional  master  planning  for  the  Chinatown-NEMCH 
area. 
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g.        Identification  of  demand   reduction  and  mitigation  measures 
as  identified   in  the  environmental   impact  analysis. 

h.       Definition  of  an   equal   land  swap  between   BRA  and 
NEMCH. 

Assuming   CNC  support  for  Option   6  the  NEMCH   and  the  CMC 
would  enter  into  a  cooperation  agreement  with  the  BRA  with 
respect  to  joint  planning  for  the  ownership  and  land  uses  on 
the  balance  of  the  P-3  and   R3/R3   parcels.     The  agreement  will 
most  likely  call  for: 

a.  Joint  planning   for  the  ownership  and   land  uses  on  the 
balance  of  the  P-3  and   R3/R3  parcels. 

b.  A  coordinated  design  and  development  schedule  for  the 
garage  and  housing. 

c.  CNC  participation  in  the  planning,   review  and  developer 
selection  process  for  the  housing  parcel. 

d.  On-going   review  of  the  NEMCH   garage  plans,   master 
planning,  demand   reduction  and  mitigation  measures. 

e.  On  going   negotiations  concerning   fund   raising  and 
housing  subsidies  for  the  adjacent  residential  develop- 
ment. 

f.  Amendment  to  the  1965-1966   Cooperation  Agreements. 
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g.       Contingent  upon  continued  successful   negotiation  after 

tentative  designation,   the  BRA  and  the  CNC  will  support 
NEMCH's   requests  for  the  necessary  permits  and  approvals 
for  the  agreed  on   parking   structure  to  the  extent  allowed 
by   laws  and   bylaws. 

h.       The  CNC  and   NEMCH   will  support  the  necessary 
approvals  and  permits  for  the  agreed  on  housing. 

3.        BRA  will; 

a.  Advertise  in  the  Central   Register.    (Done  2/4/87) 

b.  Undertake  legal  work  required  for  the  tentative 
designation  of  a  parking  garage  on   R3/R3A. 

c.  Will  prepare  a  developer's  kit  for  housing  on 

Parcel   P3/R3-R-3A  with   input  from  the  CNC,   and   NEMCH. 

d.  Will  work  to  resolve  the  questions  of  two  way  Marginal 
Street  and  the  location  of  LRV  right-of-way   (if  any) 
before  final  designation. 

B.       Assuming  either  the  Council  or  the  NEMCH   refuse  to  accept  a 

reasonably  sized  parking  structure  and  benefit  package,   BRA  will 
make  further  efforts  to  mediate/negotiate  an  agreement.      Further 
steps  will   require  consultation  and  direction   from  the  Director. 
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NEMCH    GARAGE 

CHRONOLOGY 

Major  inter-organizational  interactions  involving    BRA 

June    10,    1986   -    February    4,    1987 


June    10        Ad    Hoc    Working    Committee    meeting    organized 
by    NEMCH.       BRA    attendees  included    C. 
Matheison,    V.    Karen   and    T.F.    Yeh.       S.    Bregman 
from   the    Transportation    Dept.    was  also 
present. 

NEMCH's   traffic   consultants  from    Vanasse/ 
Hangen   presented   preliminary   traffic  impact 
study. 

CNC    delegates    questioned   the    methodology   and 
related   findings.    Issues   regarding    possible 
short  cuts   via  the   neighborhood   streets, 
pedestrian   perspective,    and   alternative 
solutions   were   also   raised. 

Agreed   that   CNC    would    prepare   evaluation   criteria, 
Vanasse/Hangen   would   complete  their  report. 

June    13        BRA   staff   T.F.    Yeh   visited    with    Richard    Chin, 
Executive    Director  of  the    S.    Cove    YMCA. 

Discussed   history   of  the   organization   and 
pressing    need   for  relocation,    upgrading   and 
expansion   of  facilities   and   programs. 

June    23        BRA    staff    T.F.    Yeh    visited    with   Judith 
Kurland   and    Ann    Levine   of   NEMCH. 

Discussed   basic  institutional  policy   and 
position   on   the   garage   project  and   on 
community   relations  in   general. 


During   the  interim,    BRA   staff  assisted    CNC    Land    Use 
Subcommittee  in   preparation   of  the   evaluation   criteria 
to   be   approved   by   the    CNC    General  Council. 
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July    7  BRA    staff   prepared    an    department   update   of 

the   project   based   on  the   foregoing 
discussion. 

CNC    sent  letter  to    NEMCH    articulating 
concerns   and   issues   regarding   the    project; 
CNC's   preliminary   criteria   were   attached. 

August  4        NEMCH  letter   sent  to    CNC    Housing   and    Land    Use 
Subcommittee   clarifying   the    Medical   Center's 
position   relating   the   project. 

August   18      BRA   project  architect   V.    Karen   met   with    CNC 
delegate    L.    Cheng   to   exchange  ideas   on 
conceptual  designs  for   R-3/R-3a. 

August   27      Ad    Hoc    Working    Committee    meeting    organized 
by    NEMCH.    Copies   of   Executive    Summary    were 
received   by   participants   a   day   or  two   before 
the   meeting.    Full  reports   were   ready   at  the 
meeting.      BRA   attendees  included    V.    Karen 
and    T.F.    Yeh.    Ted    Sie gel  from   the 
Transportation   Department   was   also   present. 
Reviewed    Vanasse/Hangen's   completed    report  on 
traffic   study   and   site   evaluation. 

CNC    delegates   questioned   the  findings  on 
traffic  impact  and   reiterated   their  request 
for  alternative   sites.      At  the   request  of 
NEMCH,    the    CNC    delegates   recommended   that 
Vanasse/Hangen   present  their   report  to  the 
General   Council. 

NEMCH    requested    BRA's   assistance  in 
identifying   alternative   sites. 

Sept.    3        NEMCH   sent  letter  to   Moderators   of   CNC 

requesting   that  presentation   be  included  in   the 
agenda  of  the   next  monthly    General  Council 
meeting    (Sept.    15). 

Sept.    8        Ann    Levine   of   NEMCH    met   with 

Assistant   Director  of   Neighborhood    Housing 
and    Development    Ricardo    MUlett  and   other 
BRA    staff  including    M.    Older,    V.    Karen,    L 
Koff  and    T.F.    Yeh   to   discuss    NEMC's    planned 
presentation   to  the    General  Council. 
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BRA    suggested    review    session    be    held    with    BRA 
project  team    before    making    presentation    to   the 
CNC.      Prior  to   the    meeting,    discussions 
among    BRA    staff  indicated   that   no   feasible 
site   of  comparable    scale   could    be   found  in   the 
South    End    area   within   the    1/2    mile    radius. 
BRA    recommended   all  potentially    feasible 
sites  identified   in   the    Vanasse/Hangen   report 
be   explored    with   the   same   thoroughness   - 
including   the    R-3/R-3a   site. 

Sept.    12      CNC    delegates    met   with    Assistant    Director 

Ricardo   Millett  and   other    BRA   staff  including 
V.    Karen   and    T.F. Yeh   and   focused    on   the 
informal  consensus   on  the    Vanasse/Hangen 
report  and   site   selection. 

Sept.    15      BRA    project  team    assembled   and    met   with    NEMCH 
representatives  and   traffic  consultants.    Team 
members  included    Marc    Older    (Senior    Deputy 
Director),    William    Whitney    (Deputy    Assistant 
Director  for   Development  and    Urban    Design), 
D.    Mertens,    L.    Koff,    T.F.    Yeh,    and    BRA 
traffic   consultant   Kenneth    Petraglia  from 
TAMS.    V.    Karen    was   on   vacation.    S.    Bregman 
represented   the    Transportation    Department. 

An  overview   of  the   project   was  conducted   and 
specific  areas   of  concern  including    project 
finance   were   discussed. 

Sept.    15      NEMCH    project  team    presented   the    Vanasse/ 
Hangen   report  to  the    CNC    General  Council. 
BRA   project  team   attended   the   meeting.      After  the 
presentation,    an  informal  poll  of  the   participating    CNC 
and    community    members  indicated   the    general  consensus 
was   overwhelmingly   reserved/negative. 

Sept.    23      BRA    staff   T.F.    Yeh    visited    with    Ann    Levine 

and   Ed    Eurlich   and  informed   them   of  the    CNC's 
negative   reception   of  the   report. 

Alternative   site/design   studies   were 
discussed.    Both   sides   agreed   to  invite 
Lawrence    Cheng,    a   delegate   of  the    CNC,    to 
actively   participate  in   the   working   sessions 
with    NEMCH    garage   and    master   plan 
consultants. 

Sept.    24      BRA    Deputy    Assistant   Director   W.    Whitney   and 
staff  visited    with    Larry    Smith,    NEMCH 
attorney,    for  information   on    HEFA    bonds 
related  issues. 
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Oct.    1  First  of  two    working    sessions   on   alternative 

site/design   of  the    proposed    garage    was 
organized    by    NEMCH    and    attended    by    NEMCH 
consultant   architects   and    L.    Cheng   along    with 
NEMCH    representatives   and    BRA    staff, 
including    V.    Karen,    L.    Koff  and    T.F.    Yeh. 

L.    Cheng   from    CNC    presented    a   schematic    study 
of  a  semi-submerged   underground    garage  on 
R-3/R-3a   with    housing    on   top. 

Ed    Tsoi,    NEMCH    consultant,    presented   four 

options  including    the    new    option   4: 

split-site  involving   the    Oak-Nassau   site   and 

the    R-3/R-3a   site.    Discussions   focused    on    urban    design 

issues   and   related   costs   and   benefits. 

BRA   staff  recommended   an   evaluation   matrix 
for   Cost/ Benefit   Analysis   of  alternative 
developments. 

Oct.    2  W.    Whitney   of    BRA    requested    additional 

information   on    HEFA    bonds  from    NEMCH. 

Oct.    3  BRA   staff  prepared    minutes   of   Oct.    1   meeting 

for    CNC's    Housing   and   Land    Use   Subcommittee. 

Oct.    8  Second   of  two   working   sessions   on   alternative 

site/design.       BRA   attendees  included    V. 
Karen,    L.    Koff,    R.    Kiy   and    T.F.    Yeh. 

Discussions  focused   on   urban    design   and 
cost/benefit  analysis   of  the  five   development 
scenarios,   including   a  fifth   option 
introduced    by    NEMCH    consultant   Ed    Tsoi  from 
TKA.    Working    models   and    schematic    drawings 
were   prepared   by    Tsoi. 

Oct.    16        Meeting    with    CNC's    Housing   and    Land    Use 
Subcommittee  organized   by    CNC    delegate   L. 
Cheng.    BRA    attendees  included 
W.    Whitney,    V.    Karen,    L.    Koff,    and    T.F.    Yeh. 

NEMCH    presented   5   development  scenarios  to 
the   Subcommittee  for   consideration. 
Subcommittee   members   reserved   their   comments 
for  further   review. 
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BRA    presented    memo   addressed   to   the    CNC 
regarding  listing    of   master   plan   and 
environmental  Issues   that   had    been  identified 
by    CNC    members   and    BRA    staff  for  their 
review.    The   subcommittee    were   also   reassured 
that   an  independent  impact   study    of   specific 
areas   of  concerns    would    be   prepared    by    BRA 
consultant.    Copies   of  the    memo    were   also    made 
available   to   the    NEMCH    representatives   at  the 
same   time   for  their  information. 

Oct.    20        CNC    General  Council  heard    NEMCH    consultant 
Ed    Tsoi's    presentation   of  five   scenarios 
developed   to   date. 

BRA  institution   planner   and   project 
coordinator,    Larry    Koff,    was   presented   to  the 
General  Council. 

The    Council  recommended   that  the 
aforementioned    BRA  list  of   Master   Plan   and 
Environmental  Issues   be  forwarded   to   NEMCH 
for  a  formal  response. 

The    Council  voted   to  officially    document 

their  continuing  involvement  in  the   community 

process   by   sending   a  letter  to  the    City,    the 

BRA,    and    NEMCH    respectively.       However,    the    Council  were 

generally   frustrated   at  the   slow    progress,   in   spite  of 

the   recent   progress  toward   alternative   site/design 

studies.    The    Housing   and   Land    Use   Subcommittee   were  to 

recommend   a   project   negotiation  team   to  the 

Council  at  the   next   monthly    meeting   on    Nov.    17. 

Oct.    31        NEMCH    requested   a   meeting    with    BRA    project  team 
to   present  their   preliminary   response   to  the 
BRA  listing   of   Master   Plan  and    Environmental 
Issues. 

BRA    attendees  included    W.    Whitney,    V.    Karen, 
L.    Koff,    and    T.F.    Yeh. 

Nov.    10        BRA    staff  attended    a   second    review    session   at 

NEMCH.      Members  included    V.    Karen,    D.    Mertens, 
L.    Koff,    and    T.F.    Yeh. 

NEMCH    consultant   E.    Tsoi  presented   additional 
graphs   and    diagrams   to   accompany    NEMCH's 
response.    BRA   identified    questions  and   issues 
related   to  the  five   site/development  options 
to   be   further   addressed    by    NEMCH. 
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BRA    outlined    the   community    process   to   be 
followed    next.    First,    a   review    session   should 
be   arranged    with   the    Housing    and    Land    Use 
Subcommittee   to    decide  jointly    whether 
and    how    NEMCH    should    make   a   presentation 
before  the    General  Council. 

Secondly,    based    on    supplemental  information   on    master 
plan   and    environmental  issues    provided    by 
NEMCH,    subsequent    discussions    with   the 
Subcommittee,    and    the  independent   study    by 
the    BRA    traffic   consultant,    BRA    would    make   a 
formal  recommendation   on   the  five   generic 
options   developed   to    date  to   the    CNC    General 
Council. 

Lastly,   the    CNC    would   come  to   a   consensus   on   a 
preferred    site/development   scheme. 

Nov.    13        BRA   environmental  officer   D.    Mertens   arranged 
a  review   session    with    NEMCH   traffic 
consultant  from    Vanasse/Hangen.    CNC    moderator 
C.    Lee   and    M.    Lee-Tom   from    ONS    were    present 
for   part  of  the   meeting.    Other   attendees 
included    E.    Eurlich   from    NEMCH,    S.    Bregman 
from   the    Transportation    Dept.,    L.    Koff  and 
T.F.    Yeh   from   the    BRA. 

BRA    requested    clarification   of  issues/ 
information   related   to  the   report  "Traffic 
Study   and    Site   Evaluation"   as   well  as  those 
related   to    NEMCH's   response   to    BRA  listing   of 
master   plan   and   environmental  issues . 

Nov.    14        BRA   organized   a  luncheon  for   NEMCH's 

presentation   to  the    CNC    Housing   and   Land    Use 
Subcommittee.    NEMCH   representatives   were   E. 
Eurlich,    A.    Levine,    E.    Tsoi,    B.    Scully.    CNC 
delegates  included    C.    Lee,    S.    Yee,    L.    Cheng, 
Y.    Sung,    R.    Chin,    T.    Hum,    and    H.C.    Chang. 
BRA    project  team    were   all  present. 

Prior  to  the   meeting,    CNC    delegates   were 
reassured   that  they    would    not  be   pressured   to 
engage  in   detailed    discussions   regarding   the 
presentation   without  the   benefit  of  adequate 
internal  review.    They   were   also   reassured 
that  independent  study   of  specific  issues/ 
concerns   would   be   provided   by    BRA   traffic 
consultant. 
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The    discussions   following    NEMCH's 

presentation   focused    on   the   subsequent   stages 

of  the   community    process.    After   holding    a   caucus, 

the    CNC    delegates   agreed   that  they    would 

first  request   working   session (s)    with 

the    BRA    staff  to   review   the   five    generic 

site/development  options   and   related  issues. 

BRA    would   then    make   a  formal  recommendation   to 

the    CNC    General  Council.      After   consultation    on    BRA's 

recommendation,    the    Council  would 

vote  on   their  position   regarding   the 

preferred   option. 

CNC    basically   regarded   the    HEFA 

bonds-related   timetable   as  irrelevant 

to  their  own      decision-making    process.    Nevertheless,    CNC 

has   been   cooperative  in   keeping   up    with   a 

community   participation   schedule   which   was 

based   on   the   validity   of  such   timetable. 

CNC's  first   working   session   with   the    BRA 
staff   was   scheduled   for   Thursday,    Nov.    20. 

Nov.      17      CNC    General  Council  meeting    was   attended   by   the 
board    members   of  the    S.    Cove    YMCA   -  including 
Teddy   Wang    (Vice    Chairman),    Bill  Moy    (Facili- 
ty  Director  and  long   time    Director  of  the 
Board)    and   others,   including    Chairman   of  the    Greater 
Boston    YMCA,    and    T.F.    Yeh   from   the    BRA. 

The    YMCA    formally    supported    the    NEMCH    garage. 

Their   presentation   focused   on  their   continued 

efforts  and   the   urgent   need   to   relocate 

from   the  temporary,    make-shift  facility 

accommodated  inside   the  inflated   structure 

on   the    R-l    site    which    has   been  leased   from   the    BRA    since 

1970.    The   second  inflated   structure   erected   on   this   site  is 

at  the  end   of  its   7-year  life   expectancy.    The    Y    has   been 

looking   for  a   suitable   permanent  facility   since  it 

was   notified   by   the    BRA   of  its  intention   to 

develop   the   property  in    1974,    without   success. 

They   have   now   been   presented    with   the   prospect  of 

relocation    within   the   proposed    NEMCH 

garage   on   a   20-year   rent-free   basis. 

As   proposed,    they    would   receive  about   240,000   SF 
of  shell  space    which    would   amount  to   about 
$0.8   million  in   community   benefits  including 
$0.3   m.    for   construction.    In   addition,   the 
Greater    Boston    YMCA    would    match  it  with   $1    m. 
to   be   raised  in   their   up-coming   major  fund 
raising   campaign. 
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Council  members   raised    questions  about 

access   by    community    residents    during   the 

major    portion   of  the   time    slots,    and   the   contingency 

plans   of  the    Y.    The    Council  reiterated   their 

support  for  the    Y,    as    well  as   their  intention 

that  this   support   not  be    mistaken   for   approval  of  the 

core   of  the   proposal:    a    750-space   employee    garage   for 

NEMCH. 

Nov.    20        CNC    representatives   met  with   the    BRA    project 

team,    representatives  from   the    ONS,    the    Office   of 
Development,    and   the    Transportation    Department. 
In   essence,    the   five   options   represented 
planning/design   variations  of  two   basic 
scenarios:    1)    a   750-car   garage   on    Nassau/ 
Washington/ Oak    Street  site   which  is    1-floor 
below    grade  and   ranging  from   6-floor  to 
9-floor  above   ground;   and    2)    a   4-storied 
completely    underground   or   2-up   and   2-down 
750-space   facility   on   Marginal/Washington/ 
Oak   Street  site. 

The   final  consensus   of  the   meeting    was  to 
actively   explore   alternative   solutions 
to   NEMCH's   parking   need   other  than  the   5   options 
developed   to   date. 

._. ____ — . —  Thanksgiving        ———._—._____ — 

Dec.      1        BRA   staff  prepared   two  interim    project 

reports:    "Staff   Report"   and   "Project   Analy- 

SOS. 

Dec.      9        BRA   staff  met   with   the  traffic   consultant  from 

TAMS,    Anne   Levine  from    NEMCH,    Bill   Scully   from 
Vanasse/Hangen    (NEMCH's  traffic   consultant), 
and    Sue    Bregman  from    Transportation   Depart- 
ment to  outline   additional  traffic  analysis. 

Dec.    10        BRA   staff  proposed   an   alternative   solution   which 
was  later   called    Option   6. 

Dec.       11      CNC    Housing   and    Land    Use    Sub-committee   called 

an   emergency   session   to   register  their   objections   to   the 
Nassau/Oak   street  site   as   a  viable   site  for  a 
garage   of  any   size. 

Dec.    15        CNC    General   Council  adopted   the 
Sub-committee's   recommendation. 
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Dec.    16        BRA    project  team    met   with    Sue    Bregman   from 
Transportation    Department  and   Jean    Cummings 
from    Mayor's    Office   of   Development  to    discuss 
findings   regarding   alternative    sites   for 
smaller    garages  in    surrounding    neighborhoods, 
the    possibility   of   securing    spaces  in   the 
South    Station    parking   facility,    or    NEMCH 
re-negotiating   for  long   term  lease   on    better 
terms   with   the    Herald    Street   garage.    The   basic 
concepts   of  alternative    Option    6    were  introduc- 
ed. 

Dec.       17      BRA    project  team    met   with    NEMCH    and    CNC 
representatives,    Marilyn   Lee-Tom   from    ONS, 
Jean    Cummings  from    Mayor's    Office  of   Develop- 
ment,   and   James   Parsons  from    TAMS    (BRA 
traffic   consultant) . 

CNC    reported   their   official  objection  to   the 
Nassau/Oak   Street  site,    based   on  the   unani- 
mous  vote   by    Council  members. 

CNC    also   recounted   their   participation  in  the 

project  to   date   and   repeated   that  it  has 

never   been  their  intention   to   stall  the 

project  in   any   way.      NEMCH    has   had   nearly   a   year's 

time  to  convince  the   community   that,    based   on 

a  technical  analysis,    a   garage   of     the 

proposed   size   on  the    Nassau-Street   Site 

would   not  create  a   significantly   negative  impact 

on  the   community.    Since    CNC    was      concerned   about  the 

deadline  for  tentative   designation,    and   since  they 

were   not  convinced   by    NEMCH's   analysis   to   date,    they 

hoped   this   vote   would    direct  attention   to   active 

pursuit  of  other  alternatives.      Their 

objections  focused   on   the  traffic  impact  on 

Kneeland-  Street  and    Washington    Street,    among 

others. 

BRA    requested    that  the    CNC    explicitly    document 
their   objections   to  the    Nassau/ Oak    Street   site 
in   an   official  communication   to   be  forwarded   to 
both    BRA    and    NEMCH. 

Diagrammatic   programming   of   Option   6   was 
presented   by    BRA   staff  as  a  variation  of 
Option    3   and    3a    (originally    propos- 
ed   by   a    CNC    member).    Instead    of  a    wholly 
underground   or   half-up   and   half-down   facility 
on   the   Marginal/ Washington/ Oak    Street   site, 
Option    6   envisioned    an   above-    ground    facility   on   the   site. 
Newly  incorporated  into  the   concept  underlying    Option   6 
was   the   equitable   exchange   of   development   sites 
for  housing   and  institutional  uses   across    Oak 
Street  -  the   existing   institutional  boundary. 


TAMS    was   asked    to    study   traffic  impact 
related   to   three    different   scales,    400, 
600,    and    750   spaces. 

Dec.    19        CNC    sent  a  letter  to    NEMCH    and    BRA    which    documented 
their   reasons   for   objecting    to   the    Nassau/Oak 
Street  site.      The  letter  also   stated   their 
willingness   to   seriously    consider    Option   6    upon 
obtaining   feedback   from    TAMS    and    NEMCH. 

Dec,    22        BRA   project  team   and   traffic   consultant   met 

with   representatives   from    CNC,    NEMCH,    Bill  Moy 
(Facility    Director)    of  the    S.Cove    YMCA. 

The    meeting   explored   the   viability   of   Option 

6  as   a   potentially   acceptable   solution  for  all 

parties  involved.    NEMCH   established   their 

preference  for   Option   5,    but  stated   they   would   accept 

Option   6  as   an   alternative.      CNC    repeated 

their   preliminary   support  for   continued 

exploration   of   Option   6. 

Presentation   by   the  traffic   consultant  from 
TAMS   focused   on   preliminary   analysis  of  peak 
hour  traffic   based   on   minute   counts  in 
relation  to  three  alternatives:    1)    Option   5 
with   entry/exit  on    Nassau    Street;    2)    Option   6 
with   entry/exit  on    Washington    Street  and 
Marginal  Road;    and   3)    Option   6   with   entry/Exit 
on   two-way    Marginal  Road. 

The   meeting   concluded,    with   agreement  that  further 
exploration   of   Option    6   should   be   undertaken. 

— — — —  X'mas  ______ — .___. ._ 


Dec.    26        BRA   forwarded   reference-map    package   to    CNC 
via   C  .    Lee. 

Dec.    29        BRA    traffic   consultant  from    TAMS    completed   the 
draft   report   "Review   of   New    England    Medical 
Center   Parking    Garage    Traffic   Analysis." 


New    Year ■ —  ■ — - — •■ ■ — 


Jan.    5  BRA    met  with    NEMCH   to  review   their  schematic 

design    based    on   the   concept  of   Option    6. 

Jan.    6  CNC    representatives   met   with    BRA   to   review 

NEMCH's   response  to   Option   6,   including   the 
study    model.    A    CNC    member    made   preliminary 
suggestions  as   to    Option   6   community   benefit   options. 
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TAMS    reports    were   forwarded    to    CNC    members. 

Jan.    7  BRA    met   with    NEMCH    to    discuss   the    direction 

pursued    by    BRA  in   further   exploration   of 
Option    6.      Preliminary    suggestion   of  communi- 
ty  benefits    were    shared    with    NEMCH    and    briefly 
discussed . 

Jan.    8  CNC    Housing   and   Land    Use   Subcommittee 

convened   an   emergency    meeting   to    deliberate   the 
recommendation   of  conceptual  support  of 
Option    6   as    proposed    by    BRA.    BRA    staff    T.F. 
Yeh   attended   the    meeting. 

Jan.    14        CNC    moderator    Carol  Lee    met   with    Ricardo 

Millett  of   BRA   regarding   the    General  Council 
meeting   scheduled   for  the   next   day.    While 
members   from    NEMCH    and    BRA    would    be    welcomed 
to'the   meeting,   the    Council  would   conduct  its 
own   deliberation   of  the   Sub- Committee's 
recommendation   of  conceptual  support  of 
Option   6.      They   also   decided   to   move   up   the 
date  for  the   next   General  Council  and   to 
conduct  a   public   meeting   a   week  later  to 
avoid   conflict   with   the   celebration   of 
Chinese   New    Year. 

Jan.    15        BRA    met   with    NEMCH   in   regard   to   the    meeting 
of   CNC    General  Council  scheduled   for  the   same 
evening.    Among   the  items   discussed    were   the 
contents  of  the    Conceptual  Approval 

of  Option  6,  and  the  summary  of  the  TAMS  report  as 
requested  by  CNC.  NEMCH  staff  was  also  informed  of 
the   nature  of  the   meeting. 

The    General  Council  of  the    CNC    adopted   the 
Sub-Committee's   recommendation   to   vote  for 
conceptual  support  of   Option   6.    Ed   Eurlich 
from    NEMCH,    Ricardo   Millett  and    T.F.    Yeh 
attended   the   evening    meeting. 


Jan.    16        BRA    staff  reviewed    project   development 

and    Options   5   and   6.    The   review   concluded 

that   given   the  limited   time,    only   one   of  the 

two  options   should   be   pursued.    The  two 

options   were  found   to   be   basically   comparable  in    most 

aspects   except  for   community   support  of 

Option   6  and  its   distribution   of  traffic. 
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Jan.    20        CNC    convened   a   public    meeting    at    Quincy 
School  Auditorium    which    was   attended    by 
approximately    120   community    members.    Also 
present   were   J.    Kurland,    E.Eurlich,    E. 
Tsoi  from   the    NEMCH,    and   the    BRA    project  team. 

Responses  from   the   participants   ranged   from 
support  for  continued   negotiation   with 
NEMCH    and    BRA   for   community    benefits  in 
conjunction    with    Option    6,    to   objections   to 
any    support  of  the    garage.    CNC    concluded 
the    meeting    by   announcing   its  intention   to 
conduct   a   community    survey    by    questionnaire 
to  obtain   additional  community  input. 

Jan.    26        BRA    met   with    CNC    and    NEMCH    to   discuss   the 

public   meeting   and   the   next  steps.    CNC    reported 
that  they   would   continue   pre-negotiation   working   sessions 
wiPh    NEMCH   and    BRA   to   get  a  head   start  on   final 
negotiations,    should   the    CNC    decide   to   do   so  after  the 
analysis   of  the   questionnaires  is   complete. 

NEMCH  indicated   that  they   are   basically   open 
to  all  six   benefit  options  listed  in  the 
hand-out  for  the   public   meeting.    NEMCH    hand- 
delivered   a  letter  to  that  effect  to   the 
Sub-Committee    meeting  later  in   the   evening. 

Jan.    29        CNC    prepared   first   draft  of  the   questionnaire 
which   was   critiqued   by   community    members  as 
well  as    R.    Millett  and    M.    Older   of  the    BRA. 
Both    CNC    members  and    BRA   staff  also   discussed 
the   questionnaire   with   J.    Kurland   of   NEMCH, 
R.Chin   of   S.Cove    YMCA. 

___. — . — . . _. ,_. — .    Chinese    New    Year  ■ — ■ — ■ — — — ■ — — ■ — — 

Jan.    30        BRA    staff  L.    Koff  and   others   met   with   the 
Transportation    Department. 

Feb.    2  CNC    Housing   and    Land    Use    Sub-committee 

discussed   revision   of  questionnaires, 
community   benefits   and   concurrent  conditions. 
BRA    staff   T.F.Yeh    attended   the    meeting. 

Feb.    3  CNC    completed   final  version   of  the 

questionnaire.      ONS   and    BRA   assisted  in 
printing   and    distribution. 

BRA    staff  L.Koff  and    others    met   with    MBTA 
and    Transportation    Department 
representatives. 
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Feb.    4  BRA    met   with    NEMCH    and    C  N  C    to   confirm   that 

CNC's   final  position   on   tentative    designation 
would    made   on   the   coming    Tuesday,    Feb.    10.    CNC 
also   repeated   that  the   returns   of  the    question- 
naires   would    not  be   the   only   factor  to    be 
considered    by    CNC    in    making  its   final  deci- 
sion  on   tentative    designation. 
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